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1.0 Introduction 

It is proposed to redevelop the existing Lions Senior Citizens Village and an adjoining residential property at 68-78 

Summerhill Road, West Footscray (the subject site) into a high quality, part two - part three storey apartment building 

comprising 49 affordable dwellings to be known as the Footscray Lions Co-operative Village. 

The project is to be delivered as part of Victoria’s Big Housing Build Program through a partnership between United 

Housing Cooperative Ltd and Lions Club Footscray. 

The site is currently occupied by The Lions Senior Citizens Village comprising three single storey brick buildings 

oriented to face a centralised communal courtyard. A communal hall and Lions Club office building fronts 

Summerhill Road to the east. The subject site also incorporates the single storey detached dwelling at 68 

Summerhill Road. 

The existing dwellings have provided much needed affordable housing since the 1960’s, but have now reached (or 

have past) their useful lifespan and offer a poor standard of amenity for residents.  

The land is grossly underutilised given its proximity to services and the generous size of the landholding presents 

a significant infill development opportunity within walking distance of shops, services and multiple modes of public 

transport (bus, tram and train). 

The site presents a significant and exciting opportunity to provide contemporary high quality affordable housing in 

a manner consistent with the preferred neighbourhood character of the local area and the strategic context of the 

site as set out in the Maribyrnong Planning Scheme. 

The architectural approach and design response builds upon the existing centralised courtyard design and provides 

a perimeter apartment block with a two storey street wall and northern wing and a three storey southern and western 

wing.  

The proposal allows for significant uplift in yield while maintaining the existing streetscape pattern and 

neighbourhood character and protecting the amenity of neighbouring residential properties.   

The internal layouts of the proposed dwellings provide a high standard of amenity for future residents with a range 

of apartment sizes and layouts. All apartments meet either Silver, Gold or Platinum Design Standards which will 

support ageing in place and provide a high standard of liveability. 

The design of the project maximises opportunities for excellent internal amenity and energy efficiency, with cross 

ventilation to all apartments and all apartments facing either north or east. Preliminary NatHERs ratings indicate 

that a 7.5 star average is currently achieved which demonstrates the high ESD credentials of the project. 

This report details how the proposal responds to the relevant objectives, strategies, and policies of the Maribyrnong 

Planning Scheme and demonstrates that the project exhibits compelling planning merits having regard to both its 

physical and strategic context.  

This report and the architectural plans prepared by Tandem Design Studio should be read in conjunction with the 

following supporting plans and reports: 

• Design Statement prepared by Tandem Design Studio 

• Plan of Survey and Neighbourhood and Site Description Plan prepared by Raven Land Surveyors 

• Landscape Concept Plans prepared by Pollen Landscape Architecture 

• Parking Assessment prepared by Movendo 

• Waste Management Plan prepared by Leigh Design 
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1.1 Assessment Process 

The applicable Clause within the Maribyrnong Planning Scheme for assessment of the proposal is Clause 52.20 – 

Victoria’s Big Housing Build.  

The purpose of Clause 52.20 is to facilitate the use and development of land for affordable housing projects that 

are funded by Victoria’s Big Housing Build and to ensure that development does not unreasonably impact the 

amenity of adjoining dwellings.  

Clause 52.20-2 exempts the proposed affordable housing development from the usual policy requirements of the 

Maribyrnong Planning Scheme, provided that the provisions of Clause 52.20 are met.  

Clause 52.20-5 requires that a report be prepared and submitted that addresses the proposed use and development 

against the usual provisions of the Maribyrnong Planning Scheme. This does not include the provisions of Clauses 

54,55,58,59 which are replaced by the provisions of 52.20-6 and 52.20-7.  

Therefore, this report seeks to address the above requirements to demonstrate a high degree of compliance with 

the planning scheme.  

We note that all references to social and affordable housing and low income households are as defined within 

Section 3AA the Planning and Environment Act 1987.  

Affordable housing is housing including social housing, that is appropriate for the housing needs of any of the 

following: 

• Very low income households 

• Low income households 

• Moderate income households 
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2.0  Proposal  

It is proposed to demolish the existing buildings on the site and construct a part two storey part three storey 

affordable apartment complex comprising 49 dwellings including 28 x one-bedroom, 11 x one-bedroom plus study 

and 10 x two-bedroom dwellings. 

Prior to the recent relocation of the existing Lions Senior Citizens Village residents, the buildings were occupied by 
19 single women and two married couples occupying the 21 residential units with all tenants in the age range early 
60's to early 90's. The proposal will result in a significant uplift in the provision of affordable housing on the site. The 
proposed units are intended to be occupied by low income women above the age of 55 and will include the rehoming 
of existing tenants where possible. 

The perimeter architectural form surrounding a centralised communal courtyard incorporates a two storey street 

presentation to Summerhill Road and a two storey presentation to the north which steps up to three storeys to the 

west and south. This approach minimises visual bulk and overshadowing impacts to neighbouring properties and 

strengthens the existing built form pattern along the lower scale Summerhill Road.  

Significant building setbacks protect neighbouring properties from the impacts of visual bulk, overlooking and 

overshadowing. 

The proposal comprises a front setback of 5.85 metres which accords with the prevailing front setback pattern along 

Summerhill Road and a rear setback of 3.18 metres. The building is proposed to be setback 3.17 metres from the 

northern side boundary and 9.7 metres from the southern side boundary behind the proposed vehicular crossover 

and car parking lot (notwithstanding a small section of garage built to the boundary).  

A total of 16 on-site car parking spaces (including two shared spaces) are proposed at grade to the south of the 

apartment building, accessible via a proposed crossover from Summerhill Road at the southern boundary of the 

site. 

The location of the proposed vehicular crossover towards the southern boundary of the site is most practicable 

given the sensitivity of neighbouring dwellings private open space which are protected from overshadowing through 

the proposed substantial (9.7 metre) setback from this boundary. The southern portion of the site will suffer from 

poor solar access given the proposed southern wing of the building and this approach locates car parking in this 

area rather than courtyards. 

A total of 25 bicycle parking spaces are provided via a conveniently located, undercover end of trip facility to the 

south western corner of the site with an additional 6 visitor bicycle parking spaces located to the south eastern 

corner of the site towards Summerhill Road. These parking spaces are capable of catering to two bikes per rack.  

The proposal comprises highly functional one and two bedroom internal apartment layouts, with appropriately sized 

bedrooms and living areas. The proposed units vary in size, with floor to ceiling heights of 2700mm for each level. 

Living areas connect directly to balconies and courtyards and the careful orientation of apartments protects against 

overlooking and visual bulk impacts. 

A 104 square metre communal multipurpose space and communal kitchen is proposed to the south eastern corner 

of the site which will provide a space for residents to connect, socialise, celebrate events, exercise and play. Existing 

residents within the Lions Club Village currently utilise a similar communal space regularly for socialising, exercise 

and other community building activities which provides United Housing with confidence that this space will be 

successful and valued by future residents.  

Dwellings have been oriented to optimise solar access and are predominantly north facing. Secluded private open 

space areas are located on the north side of the dwellings where practicable, with remaining private open space 

areas provided on the east side of the dwellings, providing excellent solar access within the constraints of the site. 

The orientation of apartments around the centralised courtyard also prevents internal overlooking.  

The architectural approach and design response builds upon the existing centralised courtyard design (valued by 

the existing community on site) and provides a 433 square metre communal space to the centre of the site, providing 
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for optimal solar access from all orientations and ventilation to all apartments. The central communal courtyard will 

be occupied by a community garden and passive recreational spaces.  

The orientation of apartments and shared pedestrian walkways will provide for appropriate level of passive 

surveillance to the communal courtyard. Open walkways connect and provide access to the upper level apartments. 

Screening to walkways provide privacy to neighbouring properties and shelter from the western sun. 

The single loaded corridor design approach that has been adopted features naturally ventilated breezeways.  

Consequently, every apartment will benefit from a dual aspect, with access to natural light and ventilation from at 

least 2 sides.  Laneways further break up each wing of the building, creating a further cohort of apartments with 

light and ventilation from 3 sides. 

A contemporary architectural expression has been prepared by Tandem Design Studio which will contribute 

positively to the streetscape. The proposal demonstrates a high standard of contemporary urban design and 

architectural merit that comprises colours and materials representative of the surrounding existing and emerging 

character.  

In regards to internal design, careful regard has been given to the intended aged cohort that will occupy the 

dwellings. Each apartment will achieve the Silver Living design standard.  All 1 bedroom plus study and 2 bedroom 

apartments will be designed so that they can be upgraded to the Gold or Platinum standard. 

The architectural approach has been designed to complement the existing low scale neighbourhood character 

through the provision of a two storey street wall to Summerhill Road, the incorporation of pitched roof forms. 

A range of ESD measures will be incorporated into the design (in addition to the passive design features of dual 

and triple aspects facing north and east) including rainwater harvesting, community gardens, social spaces, energy 

generation through rooftop mounted PV cells and a range of locally sourced robust materials that minimise 

embedded energy while providing thermal mass. 

Proposed setbacks allow for substantial landscaping design and planting of canopy trees to soften the development 

from the streetscape and neighbouring residential properties.  
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3.0 Subject Site and Surrounds 

3.1 Subject Site 

The subject site comprises three lots with the street addresses of 68 and 70-78 Summerhill Road, West Footscray 

as follows: 

• Lot 235 on Plan of Subdivision 002401 – 68 Summerhill Road, West Footscray 

• Lot 1 on Title Plan 375720G forming 70-78 Summerhill Road, West Footscray (south) 

• Lot 1 on Title Plan 369517N forming 70-78 Summerhill Road, West Footscray (north) 

 
Figure 1: Cadastral Map 

 
Source: Landata 

The site is 4211.83 square metres in size. The site is irregular in shape and has a frontage to Summerhill Road to 

the east of 78.6 metres and a western (rear) boundary length of 53.8 metres. The site’s northern side boundary has 

a total length of 53.76 metres (broken into two sections of 8.9 metres to the west and 44.86 metres to the east). 

The sites southern side boundary totals 79 metres in length.  

A laneway adjoins the site to the north.  

The surrounding area comprises generally rectangular lots and a smaller amount of irregular shaped lots, of varied 

size.   

A recent search of the Certificate of Title (copy provided) has confirmed that the proposed redevelopment of the 

site is not contrary to any restrictions or caveats that apply to the land. The site is not affected by any easements. 

The site has excellent access to public transport options (and is located within the Principal Public Transport 

Network Area) with bus, tram and train options all within walking distance.  

Bus is the most readily accessible public transport option due to the multiple bus routes in close proximity to the 

site. Bus route 216 has a stop located approximately 180 metres to the south of the subject site along Essex Street 

and operates between Sunshine Station and Flinders Street Station.  

P235/PS002401 

 
1/TP375720G 

1/TP369517N 
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The nearest tram stop, on route 82, is located approximately one kilometre east of the stie at Ballarat Road and 

Gordon Street Intersection and operates between Footscray and Moonee Ponds. West Footscray Train Station is 

also located approximately one kilometre south east of the site.   

The subject site is located within a residential precinct in West Footscray. The surrounding area features numerous 

amenities within walking distance of the subject site including commercial precincts on Barkly Street to the south of 

the stie.  

Footscray Hospital and Western Private Hospital are located a short distance (8 minute walk) to the north east of 

the subject site alongside many other health facilities within this precinct.  

Many parks and public outdoor recreation facilities are also located in close proximity to the site including Shorten 

Reserve and Reserve located along Essex Street to the south. 

The subject site has good access to the broader road network. Summerhill Road is a major road connecting to 

Essex Street (collector road) and Barkly Street (major road) to the south and Ballarat Road to the north (primary 

arterial road).  

Figure 2 shows the context of the subject site within its locality. 

Figure 2: Site Locality Plan 

 
Source: online.melway.com.au 

  

Subject Site 
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The following two figures provide aerial photographs of the site and its surrounds at different scales and provide an 

indication of the existing conditions, including buildings, roads and vegetation.  

Figure 3 illustrates the site and its immediate surrounds.  

The site subject is currently occupied by The Lions Senior Citizens Village comprising four 1960’s single storey 

brick buildings oriented to face a centralised communal courtyard. The existing housing is at end of its useful life 

and requires redevelopment. A communal hall and kitchen and Lions Club store room building fronts Summerhill 

Road to the east. The subject site also incorporates the single storey detached dwelling at 68 Summerhill Road.  

The closest neighbouring property to the north is 66 Summerhill Road which is occupied by a detached single storey 

weatherboard dwelling, and is separated from the subject site by an intervening laneway (which is approximately 3 

metres wide).  

To the south of the site the subject site abuts three residential properties including: 

• 80 Summerhill Road – single storey dwelling with an outlook towards Summerhill Road. Secluded private 

open space is located to the rear of this dwelling and four habitable room windows face the subject site 

• 9 Stonemark Court – single storey dwelling oriented towards the south with a diagonal orientation to the 

subject site. An area of secluded private open space abuts the subject site. No habitable room windows 

face toward the subject site. 

• 10 Stonemark Court – single storey dwelling built to the shared boundary (garage) and oriented towards 

Stonemark Court to the south. An area of secluded private open space abuts the subject site. No 

habitable room windows face towards the subject site.  

To the west, the following properties neighbour the subject site: 

• 31 Dongola Road – Three, two storey dwellings. No habitable room windows face the subject site. 

• 29 Dongola Road – Three, two storey dwellings with a garage built to the shared boundary. No habitable 

room windows face the subject site.  

• 27 Dongola Road – single storey dwelling well setback from the shared boundary with an outlook to the 

west (Dongola Road).  

• 25 Dongola Road – single storey dwelling well setback from the shared boundary with an outlook to the 

west (Dongola Road). 
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Figure 3: Subject site and surrounds 

Source: Nearmap image date 22 Janurary 2021 

 
Figure 4 shows the site within a wider context and the development pattern of the surrounding area. 

The site is within a low to mid-scale residential area, predominantly comprising one to two storey detached dwellings 

and some low scale apartment blocks in close proximity to public transport and services. Streets are tree lined and 

incorporate consistent front setbacks and front gardens.  

Figure 4: Aerial photograph of site and broader surrounds 

 
Source: Nearmap image date 22 January 2021 
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4.0 Key Issues 

4.1 Building Height  

The proposal comprises a three-storey residential building with a maximum height of approximately 12.1 metres 

above natural ground level.  

The proposed development is located within the General Residential Zone which contains a mandatory maximum 

building height of 11 metres.  

Clause 52.20-2 exempts the proposed affordable housing development from the usual policy requirements of the 

Maribyrnong Planning Scheme including the General Residential Zone provided that the provisions of Clause 52.20 

are met.  

Response 

The proposed three-storey height (12.1 metres) of the building is consistent with the design objectives of the 
General Residential Zone. 

The proposed third storey elements are generously set back and visually recessive when viewed from the 
surrounding street network and residential properties. The topography of the site is such that the location of the 
three storey element to the rear (west) of the site is not a significant departure from the two storey 
developments neighbouring the site to the west. 

The proposal will provide for the more efficient use of well-located land in an activity centre, close to many 
services, amenities and public transport.  

The proposed building is of a high architectural and urban design standard. The building has been designed to 
give regard to the adjoining properties to the immediate north, west, and south. Generous setbacks from the 
rear boundary ensure that there are no unreasonable amenity impacts to neighbouring residences. While a 
generous front setback is proposed at street level. 

The recessive third storey and pitched roof ensure that the building does not dominate its surrounds and 
responds to the prevailing roof form in the local area.  

We therefore submit that the proposed building height is in keeping with the preferred future character of the 
area and the proposed setbacks allow for appropriate separation with neighbouring dwellings. We note that 
Maribyrnong City Council planning staff have confirmed that they are comfortable with the height and massing 
of the proposal. 

4.2 Off-Site Amenity Impacts 

The subject site features eight directly neighbouring properties to the immediate north, south and west.  

Potential amenity impacts include visual bulk, overshadowing and overlooking into adjoining properties.  
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Response 

The siting and design of the proposed residential building respects the existing private open space of neighbours 
and avoids overlooking, unreasonable overshadowing and unreasonable visual bulk impacts.  

The proposal responds sympathetically to its residential interfaces and incorporates appropriate setbacks, 
building height, architectural articulation and materiality that avoids unreasonable visual bulk impacts.  

The orientation of dwellings allows the proposal to avoid excessive screening to avoid overlooking. Habitable 
room windows are sited appropriately to avoid overlooking or direct views into existing habitable room windows 
of neighbouring properties.   

The Design standards pertaining to offsite amenity impacts within the Clause 52.20-6 and 52.20-7 have been met 
and exceeded in some areas as demonstrated within Section 7 of this report. 

As detailed in the shadow study analysis, prepared by Tandem Design Studio, overshadowing to neighbouring 
properties is in full compliance with the design standards of Clause 52.20.  

4.3 Internal Amenity 

The proposal includes a total of 49 units one and two bedroom units. 

Response 

The internal amenity offered by the proposed development will be of a very high standard, reflecting that the 
building has been designed for the optimal lifestyle and health of future elderly residents in mind.  

Each dwelling has access to private open space in the form of a balcony or ground level courtyard. The design of 
the apartments provides comfortable living areas and bedrooms. 

The proposal comprises highly functional one and two bedroom internal apartment layouts, with appropriately 
sized bedrooms and living areas. Living areas connect directly to balconies and courtyards and the careful 
orientation of apartments protects against overlooking and visual bulk impacts. 

Dwellings have been oriented to optimise solar access and are predominantly north facing with south and west 
facing apartments avoided with all apartments benefiting from cross ventilation. Secluded private open space 
areas are located on the north side of the dwellings where practicable, with remaining private open space areas 
provided on the east side of the dwellings, providing excellent solar access within the constraints of the site. 

The design will achieve a very high standard of passive energy efficiency and preliminary analysis has indicated 
an average 7.5 stars has been achieved using the NatHERs rating tool, demonstrating the strong ESD credentials 
of the project. 

The only (very minor) non-compliance with the design standards set out in Clause 52.20 relates to overshadowing 
of the communal open space, however we submit that this is reasonable given that we are providing well over 
the required amount of space of communal open space required at 52.20-7.2 and should we have provided less, 
we would be in compliance given that the standard is based on a percentage of total area. 
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4.4 Car Parking 

Pursuant to Clause 52.20-6.7 a minimum car parking rate of 0.6 car parking spaces per dwelling should be provided 

on-site for the proposed 49 dwellings.  

16 car parking spaces, including two shared spaces are proposed in a ground level car park and covered garage. 

This parking supply represents a rate of 0.33 spaces per dwelling and therefore a reduction of 13 car parking spaces 

is being sought. 

In addition, five mobility scooter spaces are provided within a covered end of trip facilities building to the western 

end of the car park. 

Provision has also been made for 22 bike racks located in an end of trip facilities area adjacent the car park and an 

additional six visitor bicycle parking racks to the front setback along Summerhill Road.  

Response 

A Parking Assessment Report has been prepared by Movendo in support of the proposed reduction. The report 
demonstrates that the proposed reduction to the on-site car parking requirement will not impact on car parking 
availability in the local area as follows. 

The rate of 0.6 nominated within Clause 52.20 is a generic rate that applies to all sites throughout Victoria and 
does not reflect the site’s location within a high amenity area in close proximity to public transport options and 
services. 

Recent Australian Bureau of Statistics (ABS) data provides a rate of 0.34 car spaces per dwelling based on the 
proposal. The application of this rate yields 16 car parking spaces which is met by the proposal.  

In addition, two car share spaces are provided which in accordance with Movendo’s findings reduces the need 
to provide at least seven privately owned vehicles per space. This results in the provision of 16 car parking spaces 
being well in excess of the car parking demand generated by the proposal.  

There is an abundance of spare on street parking supply on Summerhill Road within a very short distance from 
the site.  

The existing and future occupants (over 55 low income women) have very low rates of car ownership.  

The provision of bicycle racks and end of trip facilities encourages bicycle use.  

Our Client is amenable to committing to a Green Travel Plan to maintain and encourage low car ownership rates 
as outlined within Movendo’s report.  

Maribyrnong City Council have considered the proposed rate of car parking and have accepted that what is 
proposed is an appropriate outcome. 
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5.0 Planning Policy 

5.1 Clause 52.20 Victoria’s Big Housing Build 

Clause 52.20 facilitates the use and development of land for affordable housing projects that are funded by Victoria’s 

Big Housing Build to ensure that development does not unreasonably impact the amenity of adjoining dwellings.  

Clause 52.20-2 exempts the proposed affordable housing development from the usual policy requirements of the 

Maribyrnong Planning Scheme, provided that the provisions of Clause 52.20 are met.  

In accordance with Clause 52.20-3 the use and development of land to be carried out to the satisfaction of the 

responsible authority must not commence until the project is funded under Victoria’s Big Housing Build Program.  

The following table provides a summary of the application requirements contained within Clause 52.20-4, 53.20-5 

and 52.20-8 and outlines the status of each item as of the date of writing this report. 

We note that as outlined within Clause 52.20-5 the requirements below can be satisfied at separate project stages 

and can be varied or waived by the responsible authority.  

 

Clause Requirement  Comments 

52.20-4 Consultation 

Requirements 

Before the use or development commences: 

Public consultation, and consultation with the relevant 

municipal council, must be undertaken. 

A report that summarises the consultation undertaken, 

feedback received, and explains how the feedback has 

been considered and responded to must be prepared to 

the satisfaction of the responsible authority. 

The requirements of clause 52.20-4 must be undertaken 

to the satisfaction of the responsible authority and may be 

varied or waived by the responsible authority. 

Consultation has been 

undertaken with Council 

planning staff and written 

feedback received which 

is supportive of the 

proposal. 

Public consultation is to 

be undertaken post 

submission of the funding 

application 

52.20-5 Other pre-

commencement 

requirements  

Written confirmation from the Department of Health and 

Human Services or the Director of Housing that the 

application is funded, either wholly or partly, under 

Victoria's Big Housing Build program. 

To be confirmed 

following submission of 

funding application 

52.20-5 Other pre-

commencement 

requirements 

A project boundary plan that shows the boundary of the 

land on which the use or development will be undertaken. 

Refer to Architectural 

Plans prepared by 

Tandem Design Studio. 

52.20-5 Other pre-

commencement 

requirements 

A site description and analysis plan that accurately 

describes the natural, physical, cultural heritage, built 

heritage, landscape, vegetation, access and any other 

notable features, characteristics and significance of the 

site and surrounding area including the existing use and 

development of the site and surrounding land. 

 

 

Refer to Architectural 

Plans prepared by 

Tandem Design Studio. 
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Clause Requirement  Comments 

52.20-5 Other pre-

commencement 

requirements 

A description of the proposed use including: 

– The activities that will be carried out. 

– The likely effects, if any, on the site and surrounding 

land and land uses, including noise levels, traffic, air-

borne emissions, emissions to land and water, light spill, 

glare, solar access and hours of operation. 

Provided by way of this 

report – only residential 

activities are proposed 

The residential use of the 

site will not result in any 

significant effects on 

surrounding land uses by 

way of these potential 

amenity impacts. 

52.20-5 Other pre-

commencement 

requirements 

Detailed plans and elevations of the proposed 

development drawn to scale and dimensioned including 

details of any buildings or works proposed to be 

demolished or removed, and any vegetation proposed to 

be retained or removed. 

Refer to Architectural 

Plans prepared by 

Tandem Design Studio 

52.20-5 Other pre-

commencement 

requirements 

Explanation of how the proposed use or development 

derives from and responds to the site description and 

analysis plan. 

Provided by way of this 

report 

52.20-5 Other pre-

commencement 

requirements 

A report that addresses the proposed use or development 

and how it responds to purposes, objectives, or 

statements of significance or risk of any zone, overlay, or 

other provision that would apply to the use or 

development were it not for the exemptions in Clause 

52.20-2. This does not include clauses 54, 55, 58 and 59. 

The report must address how a proposed use that is not 

a dwelling or residential building is in conjunction with that 

use. 

Provided by way of this 

report 

52.20-5 Other pre-

commencement 

requirements 

A design review report prepared by a suitably qualified 

architect or urban designer that demonstrates how the 

project achieves good quality design outcomes. 

To be undertaken post 

funding stage 

52.20-5 Other pre-

commencement 

requirements 

A schedule of works and development including staging 

and the expected commencement and completion times. 

Provided by United 

Housing as part of the 

funding submission 

52.20-5 Other pre-

commencement 

requirements 

A report that details how the proposed development 

responds to the development standards of 

– Clause 52.20-6 for the construction or extension of a 

dwelling. 

– Clause 52.20-6 and clause 52.20-7 for the construction 

or extension of an apartment development or residential 

building or the construction or extension a dwelling in or 

forming part of an apartment development or residential 

building. The development standards of clause 52.20-6.8 

does not apply to an apartment development or 

residential building of 5 or more storeys. The 

development standards of clauses 52.20-6.14 and 52.20-

6.18 do not apply to an apartment development or 

residential building. 

Please refer to Section 6 

of this report.  
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Clause Requirement  Comments 

52.20-5 Other pre-

commencement 

requirements 

If the Minister for Planning has decided that an 

assessment through an environment effects statement 

under the Environment Effects Act 1978 is not required 

for the proposed development and the decision is subject 

to conditions: 

– A report that details how each condition has been 

considered and addressed in the design, construction 

and operation of the proposed development. 

– A copy of any report, plan or other document required 

to be prepared under those conditions 

Not applicable – there is 

no real prospect that an 

EES will be required for 

this project. 

52.20-5 Other pre-

commencement 

requirements 

A plan for the management or mitigation of potential 

adverse effects or impacts on the environment or amenity 

from the proposed use or development, during and 

following construction. 

To be undertaken post- 

funding submission stage 

52.20-5 Other pre-

commencement 

requirements 

If the use or development would require a permit were it 

not for the exemption in clause 52.20-2 and a copy of the 

application for that permit would be required to be given 

to a referral authority under section 55 of the Act, the 

comments of that referral authority on the proposed use 

or development. 

We are not aware of any 

referral authorities that 

would take an interest in 

this project. 

52.20-5 Other pre-

commencement 

requirements 

A report that demonstrates that the environmental 

conditions of the land are or will be suitable for the use 

and development including any significant effects which 

the use or development may have on the environment or 

which the environment may have on the use or 

development including water, noise, air or land pollution 

impacts on the environment, amenity or human health. 

A Preliminary Site 

Investigation (augmented 

by some intrusive soil 

analysis) has been 

completed by Alliance 

EPM. The PSI finds that 

a Detailed Site 

Investigation is required 

to more comprehensively 

understand the site 

conditions and to 

determine any 

remediation that may be 

required to redevelop the 

site.  

It is likely that the DSI will 

confirm that with the 

implementation of 

appropriate site controls 

and management (e.g. 

CEMP, site capping with 

hardstand coverage) the 

subject Site will be 

suitable for the proposed 

residential 

redevelopment. 
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Clause Requirement  Comments 

Clause 52.20-8 

Native vegetation 

requirements 

Before the removal, destruction or lopping of native 

vegetation outside the levy area: 

Information about the native vegetation in accordance 

with the application requirements 1, 5 and 9 in Table 4 of 

the Guidelines for removal, destruction or lopping of 

native vegetation (Department of Environment, Land, 

Water and Planning, December 2017) must be provided 

to the satisfaction of the Secretary to the Department 

Environment, Land, Water and Planning (as constituted 

under Part 2 of the Conservation, Forests and Lands Act 

1987). 

The biodiversity impacts from the native vegetation must 

be offset in accordance with the Guidelines for removal, 

destruction or lopping of native vegetation (Department of 

Environment, Land, Water and Planning, December 

2017). 

Evidence that the required offset has been secured must 

be provided to the satisfaction of the Secretary to the 

Department of Environment, Land, Water and Planning. 

The site does not contain 

any native vegetation as 

defined in the planning 

scheme. 
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5.2 Planning Policy Framework 

The Planning Policy Framework (PPF) sets out the State Planning Policies which apply to all land in Victoria. The 

PPF is structured around nine themes, the themes that are of most relevance to this proposal as discussed in this 

section of the report.  

The PPF recognises the need for integrated decision making which recognises and responds to the needs and 

expectations of the community relating to land for settlement, protection of the environment, economic well-being, 

various social needs, proper management of resources and infrastructure. These needs are to be met through land 

use planning by addressing those aspects of economic, environmental and social wellbeing that are affected by 

land use and development. Conflicting objectives are to be balanced in favour of net community benefit and 

sustainable development for the benefit of present and future generations. 

5.2.1 Clause 11 – Settlement 

Clause 11 of the PPF addresses the theme of Settlement. This Clause identifies that planning is to anticipate and 

respond to the needs of existing and future communities and to recognise the need for and contribute towards 

health and safety, diversity of choice, a high standard of urban design and amenity, energy efficiency and land use 

and transport integration. Planning is to support sustainable development by taking advantage of existing settlement 

patterns and investment in infrastructure and community facilities.  

Response 

The proposal demonstrates a high standard of urban design and architectural merit. 

The proposal is an excellent example of land use and transport integration and sustainable development given 
its proximity to public transport infrastructure and other public infrastructure investment and services. 

The design will achieve a very high standard of passive energy efficiency and preliminary analysis has indicated 
an average 7.5 stars has been achieved using the NatHERs rating tool, demonstrating the strong ESD credentials 
of the project. All apartments will benefit from cross-ventilation. 

5.2.2  Clause 15 – Built Environment and Heritage 

The Built Environment and Heritage theme is addressed in Clause 15 of the PPF. This Clause identifies that 

planning should ensure that new land use and development appropriately responds to its context and recognises 

that quality built environments support the social, cultural, economic and environmental wellbeing of our 

communities. Planning should achieve high quality urban design and architecture that contributes to the local urban 

character and sense of place and reflects the characteristics and aspirations of the community. New development 

is to enhance liveability, diversity and amenity and safety of the public realm and make places more attractive. 

Development proposals are to include a site analysis and descriptive statement which explains how the proposal 

responds to the site and its context. 

Response 

The proposed residential development has been designed to contribute positively to the area’s urban character 
and sense of place. The development will be designed to achieve excellent urban design outcomes in a manner 
that responds to the context of the area in which it is located. 
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The subject site is well located to encourage active and public transport modes for future residents, rather than 
being dependent upon private motor vehicle use. 

5.2.3 Clause 16 – Housing  

The theme of Housing is the subject of Clause 16 of the PPF. This clause recognizes the need for planning to 

provide for housing diversity. New housing is to have access to services and be planned for long term sustainability. 

Walkability is to be considered including walking access to activity centres, public transport, schools and open 

space.  The supply of housing in existing urban areas is to be increased by facilitating increasing housing yield in 

appropriate locations such as underutilised urban land. Housing quality is to be considered in land use planning as 

is the efficiency of housing in terms of both water and energy use. 

Response 

The proposal will provide for more efficient use of the land on what is currently a grossly underutilised site. The 
high level of accessibility will provide residents with excellent access to employment via public transport. The 
proposal will assist in accommodating population growth in Melbourne in a well serviced location. 

5.2.4 Clause 18 – Transport 

The need to integrate transport and land use planning is identified in Clause 18 of the PPF. The need to make jobs 

and services more accessible is identified in Clause 18 including by ensuring that access is provided to 

developments in accordance with forecast demand, taking advantage of all available modes of transport while 

minimising adverse impacts on existing transport networks and the amenity of surrounding areas. Coordinating 

improvements to public transport, walking and cycling networks with urban redevelopment are also identified as a 

key strategy. 

The Principal Public Transport Network Area (PPTNA) is identified as the key means by which job rich areas should 

be connected to outer suburban areas, with new development that is close to high-quality public transport routes to 

be supported, particularly in locations close to where principal public transport routes intersect. Walking and cycling 

is to be promoted when planning for development in commercial buildings including by providing adequate end of 

trip facilities for cyclists. 

Car parking is to be provided at adequate rates subject to available modes of transport including public transport, 

the demand for off-street car parking, road capacity and the potential for demand management of car parking. The 

efficient use of car parking is encouraged through the consolidation of car parking facilities. Car parking is to be 

located and designed so as to protect the role and function of nearby roads and enable the easy and efficient use 

and the movement of and delivery of goods. 

Response  

The subject site (located within the PPTNA) is very well serviced by public transport, including bus, train and tram 
services. 

Sufficient on-site car parking is proposed having regard to the intended occupant cohort which exhibits very low 
car ownership rates. A comprehensive Parking Assessment has been prepared by Movendo to confirm the 
appropriateness of the proposed rate of on-site car parking. Maribyrnong City Council have considered the 
proposed rate of car parking and have accepted that what is proposed is an appropriate outcome. 

The provision of on-site bicycle parking facilities will encourage cycling. 
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The Parking Assessment demonstrates that the rate of traffic to be generated by the proposed development will 
not impact upon the safe and efficient function of the local road network and will not lead to conflict with other 
road users and the amenity of nearby residents. 

5.3 Local Planning Policy Framework  

5.3.1 Municipal Strategic Statement 

The Municipal Strategic Statement (MSS) of the Maribyrnong Planning Scheme sets out key policies and objectives 

regarding land use planning within the municipality. The MSS acts as a guide for planning decisions.  

Clause 21.02 of the MSS sets out a profile of the municipality. The municipality is described as a gateway to 

Melbourne’s West, while also well connected via public transport to Melbourne’s Central Business District. A 

significant number of community facilities are located within the area such as the Western Hospital, Victoria 

University and Footscray Community Arts Centre which provide important spaces for community wellbeing. 

The municipalities built environment is described at 21.02 and it is outlined that new development should be 

responsive to the surrounding context and build on the quality of neighbourhood character, streetscape and heritage 

while also introducing new forms of development that enhances the role of the municipality in design, image and 

liveability.  

The municipalities population is culturally diverse with a lower proportion of younger and older age groups and a 

larger representation of families. The city has a comparatively higher proportion of single person households and 

increasing family households. Comparatively to the wider metropolitan area, the municipality has a higher proportion 

of public housing stock.  

It is acknowledged within Clause 21.02 that there is a need for community and social infrastructure within the 

community due to a social disadvantage and lower incomes and a location for new arrivals.  

Response 

The proposed affordable housing development responds directly to the needs of the local community within the 
City of Maribyrnong.  

The primary target group for the re-developed Lions Village will be low income, older women over the age of 55 
years, including pensioners, unemployed, low waged and smaller number of units for single parent families in an 
inter-generational model. This will include and incorporate the existing tenants within the Footscray Lions Village 
and responds to the growing demand for affordable housing for older women.  

Demand for affordable housing, particularly for older women, is a significant issue in the Maribyrnong 
community, with conservative estimates that over 3,500 very low income households living in private rental in 
the City of Maribyrnong are in housing stress, paying more than 30% of their income on housing costs. This 
growing demand extends to the broader Victorian community a trend that is set to grow. 

The inclusion of a multipurpose space within the building and a large central communal courtyard for the 
enjoyment of residents provide key components of the design response. Existing residents within the Lions Club 
Village currently utilise the existing communal space regularly for socialising, exercise and other community 
building activities and the continuation of these activities is seen as a strong positive for the health and wellbeing 
of future residents. 

The proposed built form is responsive to the surrounding context and incorporates key character elements of 
the surrounding built form including pitched roof forms and a two storey street presentation, while also 
introducing a high quality contemporary development that enhances the role of the municipality in design, image 
and liveability.  
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Clause 21.03 outlines the municipalities land use vision as follows:  

• By 2030 the city of Maribyrnong will be a popular inner city municipality with a vibrant and diverse 

community, a strong identity and a prosperous modern economy. The city’s adaptation to climate change 

will make it more environmentally sustainable and more resilient to future changes. Significant 

redevelopment will transform the city and give it a greater residential character. The city’s valued 

heritage and neighbourhood character will be complemented by new development on key 

redevelopment sites and within activity centres. More people will be living and working in the city 

attracted by its choice of housing, accessibility and employment opportunities 

Response 

The proposed affordable housing development strengthens the municipalities vision to provide a diverse 
community with a strong and prosperous identity. The proposal provides increased housing choice within the 
municipality in an accessible location in close proximity to employment opportunities.  

The design will achieve a very high standard of passive energy efficiency and preliminary analysis has indicated 
an average 7.5 stars has been achieved using the NatHERs rating tool, demonstrating the strong ESD credentials 
of the project. All apartments will benefit from cross-ventilation. 

 
Clause 21.04-2 outlines that rapid population growth will result in the need to supply approximately 14,000 to 16,000 

new dwellings by 2031 housing growth within the municipality. Strategies to achieve this goal include: 

• Direct most of the residential development to identified substantial change areas, and substantial change 

activity centres. 

• Support incremental change across residential areas.  

• Limit change in established residential areas with heritage significance or an identified residential 

character, and areas with an identified constraint, such as inundation, that necessitate protection through 

a specific overlay. 

Clause 21.04-3 acknowledges that despite gentrification, the municipality remains one of the most disadvantaged 

in Victoria with high levels of unemployment, high refugee and new arrival numbers. 

Response 

The proposal presents a significant opportunity to provide a substantial uplift in yield within an incremental 
change residential area while respecting the existing neighbourhood character. 

The provision of high quality affordable housing stock within the municipality will address the levels of 
disadvantage identified within the existing community.  
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Clause 21.05 sets out the environment and land values of the municipality. Climate change is addressed at Clause 

21.05-2 and provides the following relevant strategies to achieve adaptation to the effects of Climate Change and 

to achieve a carbon neutral city by 2020: 

• Plan and design according to the latest findings regarding the impacts of climate change such as rising 

sea levels, and weather events. 

• Encourage development that reduces car dependency especially for short journeys and work trips. 

• Encourage developments that reduce energy usage and greenhouse gas emissions. 

• Promote waste management that reduces waste and improves management of emissions from landfill. 

Clause 21.05 seeks to ensure that flood prone areas are appropriately developed and Clause 21.06 sets out the 

following strategies regarding potentially contaminated land: 

• Ensure that potentially contaminated land is identified, appropriately tested and remediated and 

managed to a standard suitable for the intended use or development. 

• Encourage best practice solutions to remediation and management of contaminated land. 

Response 

The design will achieve a very high standard of passive energy efficiency and preliminary analysis has indicated 
an average 7.5 stars has been achieved using the NatHERs rating tool, demonstrating the strong ESD credentials 
of the project. All apartments will benefit from cross-ventilation. 

With its close proximity to public transport options and the incorporation of a Green Travel Plan, the 
development will encourage the use of public and active modes of transport and is an excellent example of 
integrating transport and land use. 

A Preliminary Site Investigation (augmented by some intrusive soil analysis) has been completed by Alliance EPM. 
The PSI finds that a Detailed Site Investigation is required to more comprehensively understand the site 
conditions and to determine any remediation that may be required to redevelop the site.  

It is likely that the DSI will confirm that with the implementation of appropriate site controls and management 
(e.g. CEMP, site capping with hardstand coverage) the subject Site will be suitable for the proposed residential 
redevelopment. 

Clause 21.06 of the MSS outlines the municipalities objectives and strategies regarding built environment and 

heritage. Objective 3 encourages well designed residential development through implementing the following 

strategies: 

• Encourage high quality design and development. 

• Encourage development that respects the heritage values and identified character of neighbourhoods. 

• Encourage contemporary and innovative architecture to establish a preferred neighbourhood character 

in new residential areas. 

To achieve sustainable building design, the following strategies are outlined at Clause 21.06-2: 

• Encourage development that encompasses best practice environmental sustainable design principles 

and operating practices. 

• Encourage developments that meet the requirements of STEPS or SDS evaluation tools. 

• Encourage the siting of new buildings and works to protect existing solar collecting devices and passive 

solar elements on adjoining buildings or land. 

• Encourage the use of sustainable building materials, the reuse and recycling of waste building materials 

and reduce the amount of building waste generated. 
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• Encourage sustainable demolition and construction practices. 

• Ensure that any Framework Plans, Development Plans, and Urban Design Guidelines consider and 

require environmental sustainable design. 

To achieve stormwater quality: 

• Encourage WSUD in all new developments where suitable, to meet or exceed best practice standards 

and reduce the impacts of stormwater on the bay and catchments. 

To manage stormwater resources sustainably: 

• Encourage developments that capture, store and re-use and recycle water for non-drinking purposes. 

• Encourage drought proof landscaping and protection of existing vegetation considering reduced water 

availability, increased cost and uncertainty of supply. 

• Encourage roof top gardens in multi level developments to provide opportunity for green spaces and 

food growing. 

\ 

Response:  

The design response provides for a contemporary form which enhances the streetscape and responds creatively 
and effectively to the existing conditions on site and the surrounding neighbourhood character.  

The existing dwellings are of a poor environmental performance, adding to residents’ cost of living. The design 
will achieve a very high standard of passive energy efficiency and preliminary analysis has indicated an average 
7.5 stars has been achieved using the NatHERs rating tool, demonstrating the strong ESD credentials of the 
project. All apartments will benefit from cross-ventilation. 

Clause 21.07 of the MSS addresses Housing and outlines the opportunities to allow for significant residential 

development to cater to forecast population growth.  

The subject site is located within an Incremental Change Area. Objective 3 of Clause 21.7-1 provides for increased 

residential development within incremental change areas and outlines the following relevant strategies: 

• Ensure development has regard to and clearly responds to preferred character statements and design 

guidelines for specific neighbourhood character precincts. 

• Ensure the siting and design of infill development respects the scale, form and siting of surrounding 

development. 

• Encourage residential development within incremental change areas to predominantly comprise of low 

and medium density housing in the form of separate and semi detached houses and in appropriate 

locations units, shop top dwellings and low scale apartments. 

• Support low scale apartment developments at locations within key Neighbourhood Activity Centres; they 

must reflect existing local character in terms of height, mass setbacks and building materials; and 

provide a sensitive and appropriate interface to adjoining streetscapes, buildings and residential areas. 

• Support gradual medium density ‘infill’ development , in the form of townhouses, units and shop-top 

dwellings, located close to transport, activity centres and community infrastructure. 

• Support smaller scale infill residential development in keeping with the streetscape and character of the 

centres and their adjacent residential in incremental change activity centres. 

• Encourage the retention of existing housing that positively contributes to preferred neighbourhood 

character. 

• Ensure development in activity centres follows relevant structure plans and urban design frameworks. 

• Protect areas that contribute to the range of housing choice especially for families and lifestyle choices. 
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Response 

The proposed development incorporates and responds to the preferred neighbourhood character and design 
guidelines contained within Clause 22.05.  

The three storey built form has been massed so as to respect the scale, form and siting of surrounding 
development through the incorporation of a two storey street wall and perimeter built form enclosing the central 
communal courtyard.  

The location of the apartment building in close proximity to public transport and services makes it an ideal 
location for medium density infill development that positively contributes to neighbourhood character. 

5.3.2 Local Planning Policies 

 

Clause 22.05 applies to development within the Residential Zone and defines neighbourhood character types 

across the municipality to assist in achieved the objectives of the Municipal Strategic Statement to ensure that 

new development respects and enhances the preferred neighbourhood character within residential areas. The 

following objectives are outlined within the Clause: 

• To ensure that development is responsive to the preferred future character of the area. 

• To retain and enhance the identified elements that contribute to the character of the area. 

• To implement the recommendations of the Maribyrnong Neighbourhood Character Review, February 

2010. 

The subject site is within the Garden Suburban 4 Character Area. This area is characterised by a mix of architectural 

styles and a consistency across built form which should be maintained and strengthened through new development 

that adds to the layering of history within the precinct.  

Old dwellings that contribute to the character of the area (Victorian, Edwardian and Interwar) should be retained 

and complimented by new development that is clearly distinguishable from original building stock.  

New development should respect the low-scale nature of the precinct and should provide pitched roof forms and 

other features that respond to the existing built form.  

The garden setting within the precinct should be strengthened through the planting of canopy trees, shrubs and 

garden beds that contribute to a leafy streetscape.  

Front fences should retain the openness of streetscapes and allow views to gardens and dwellings. 

Response 

The proposed built form is responsive to the preferred future Garden Suburban precinct and will add to the 
layering of history of buildings in the local area. The proposed development will complement the existing 
character through the provision of a contemporary built form respectful of the low scale nature of the precinct 
and incorporating a pitched roof form. The garden setting within the precinct will be strengthened through the 
planting of canopy trees, shrubs and gardens that contribute to creating a leafy streetscape made possible 
through generous building setbacks.  

The delineation of public and private space is created through low front brick fencing and vegetation surrounding 
the private open space of units with an outlook to Summerhill Road. This approach retains the openness of the 
streetscape and provides adequate privacy to dwellings while allowing views to gardens and dwellings from the 
street.   



 
 

 

 

68-78 Summerhill Road, West Footscray 26 

6.0 Planning Scheme Controls 

6.1 Permit Triggers 

We have identified the following planning permit triggers that would otherwise be applicable to the proposed 

development if not for the exemptions set out in Clause 52.20: 

•  Clause 32.08-6 (General Residential Zone) - to construct two or more dwellings on a lot 

• Clause 52.06-3 (Car Parking) – for a reduction of the car parking requirements associated with the 

proposed land use 

6.2 Zoning 

The subject site is placed within Schedule 1 to the General Residential Zone (GRZ1), as shown in Figure 8.  

Also visible in the zoning map below is an area placed within the Public Park and Recreation Zone to the south 

west of the site which has been applied to Shorten Reserve sportsground.  

Figure 5: Maribyrnong Planning Scheme Zones 

Source: Planning Maps Online 

The purpose of the General Residential Zone includes: 

• To encourage development that respects the neighbourhood character of the area.  

• To encourage a diversity of housing types and housing growth particularly in locations offering good 

access to services and transport.  

Pursuant to Clause 32.08-6 a permit is required to construct two or more dwellings on a lot.  

In accordance with Clause 32.08-4, an application to construct a dwelling on a lot over 650 square metres in size 

must provide a minimum of 35 percent of the total site area as Garden Area.  

Clause 32.06-10 provides a mandatory maximum building height of 11 metres and three storeys. 
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Response 

The proposal is consistent with purpose of the General Residential Zone in that it strengthens the diversity of 
housing types offered within the area at a density appropriate for a site located in close proximity to public 
transport and services while being sympathetic to the existing and preferred future neighbourhood character.  

The proposal is located in close proximity to public transport and services making it an ideal location for the 
housing growth and increased housing diversity that this submission provides.  

The proposed apartment building responds sympathetically to the adjoining properties by providing side and 
rear setbacks and sufficient space for landscaping which will soften the built form when viewed from adjoining 
properties. 

The architectural expression has been designed to provide a contemporary apartment building in keeping with 
the surrounding neighbourhood character and built form patterns.  

The proposed maximum overall building height of 12.1 metres is a minor non- compliance with the zone and is 
easily able to be accommodated on a site of this large size, noting that the maximum overall building height it 
only reached at ridge heights with much of the building well below this height.  

We note that Clause 52.20-2 exempts the proposed affordable housing development from the usual policy 
requirements of the Maribyrnong Planning Scheme including the General Residential Zone provided that the 
provisions of Clause 52.20 are met.  

The proposed third storey is highly set back and visually recessive when viewed from the surrounding street 
network and residential properties. The topography of the site is such that the location of the three storey 
element to the rear (west) of the site is not a significant departure from the two storey developments 
neighbouring the site to the immediate west. 

The lower massing towards Summerhill Road reinforces the existing street pattern while the architectural 
expression, including pitched roof forms directly responds to the surrounding built form and neighbourhood 
character.  

The proposal is consistent with the design standards contained within Clause 52.20-6 and Clause 52.20-7 as 
demonstrated within Section 7 of this report.  

The proposal has a total garden area provision of 35 percent, and is in full compliance with the zone in this 
respect.  

6.3 Overlays 

The Special Building Overlay is located along the eastern boundary of the site.  

6.3.1 Special Building Overlay 

The relevant purpose of the Special Building Overlay includes: 

• To identify land in urban areas liable to inundation by overland flows from the urban drainage system as 

determined by, or in consultation with, the floodplain management authority. 

• To ensure that development maintains the free passage and temporary storage of floodwaters, 

minimises flood damage, is compatible with the flood hazard and local drainage conditions and will not 

cause any significant rise in flood level or flow velocity. 

• To protect water quality in accordance with the provisions of relevant State Environment Protection 

Policies, particularly in accordance with Clauses 33 and 35 of the State Environment Protection Policy 

(Waters of Victoria). 
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Figure 6: Special Building Overlay 

 
Source: Planning Maps Online 

Response 

The Special Building Overly has a very minimal encroachment onto the eastern (front) boundary of the site.  

Given that a basement is not proposed, and any required floor levels are likely to be easily achieved, we do not 
foresee that flooding will present a constraint to the development of the site.   

A Flood Level Certificate has been obtained from Melbourne Water which confirms that the site is not subject to 
flooding associated with the Melbourne Water drainage System.  
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7.0 Clause 52.20 Design Standards 

Clause 52.20 facilitates the use and development of land for affordable housing projects that are funded by Victoria’s 

Big Housing Build to ensure that development does not unreasonably impact the amenity of adjoining dwellings.  

For a proposed apartment building, the standards of both Clause 52.20-6 and Clause 52.20-7 apply, 

notwithstanding clauses 52.20-6.14 and 52.20-6.18. 

Each standard should be met in new apartment developments subject to this provision. 

 

7.1 Clause 52.20-6 Development Standards for Dwellings and Buildings Assessment 

Clause 52.20-6 provides development standards for dwellings and buildings. For the construction of an apartment 

or residential building. 

 

52.06-6.1 Infrastructure 
 

Standard Comments 

Development should be connected to reticulated 

services, including reticulated sewerage, drainage, 

electricity and gas. 

Development should not unreasonably exceed the 

capacity of utility services and infrastructure, 

including reticulated services and roads. 

In areas where utility services or infrastructure have 

little or no spare capacity, developments should 

provide for the upgrading of or mitigation of the 

impact on services or infrastructure. 

Complies 

The site is located in an established residential area, well 

served by existing infrastructure. 

Sewerage and drainage is available to the site and the 

development will not exceed the capacity of the 

sewerage or drainage networks. 

The development will not generate unreasonable vehicle 

traffic and the local road network will not be adversely 

affected. 
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52.20- 6.2 Street Setback 

Standard  Comments 

Walls of buildings should be set back from streets at least the 

distance specified in Table 1.  

Porches, pergolas and verandahs that are less than 3.6 metres 

high and eaves may encroach not more than 2.5 metres into the 

setbacks of this standard. 

 

Does not comply (minor) 

The average front setback distance of the 

adjoining properties is 6.5 metres. 

The proposed front setback distance is 5.85 

metres which is representative of the prevailing 

front setback pattern along Summerhill Road.  

 

 

 

52.20- 6.3 Permeability 

Standard  Comments 

The site area covered by the pervious surfaces should be at 

least 20 percent of the site. 

Complies. 

The proposal provides a permeable site area 

of 25% of the site. 

 

 

52.20- 6.4 Safety 

Standard  Comments 

Entrances to dwellings should not be obscured or isolated from 

the street and internal accessways. 

Planting which creates unsafe spaces along streets and 

accessways should be avoided. 

Developments should be designed to provide good lighting, 

visibility and surveillance of car parks and internal accessways. 

Private spaces within developments should be protected from 

inappropriate use as public thoroughfares 

Complies. 

The proposed accessway is not obscured or 

isolated from the street and is provided with 

good lighting, visibility and surveillance  

The landscaping will not obscure entrances or 

cause safety concerns. 

Private spaces within the development are not 

utilised as public thoroughfares.  
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52.20- 6.5 Access 

Standard  Comments 

The width of accessways or car spaces that front existing streets 

should not exceed: 

• 33 per cent of the street frontage, or 

• if the width of the street frontage is less than 20 metres, 

40 per cent of the street frontage. 

No more than one single-width crossover should be provided for 

each dwelling fronting a street. 

The location of crossovers should maximise the retention of on-

street car parking spaces. 

The number of access points to a road in a Road Zone should 

be minimised. 

Developments must provide for access for service, emergency 

and delivery vehicles. 

 

Complies. 

Given the street frontage has a length of 65.11 

metres, the standard allows for 21.49 metres of 

accessway width. 

The total width of the proposed crossover is 

10.32 metres, which is well within the standard. 

 

 

52.20- 6.6 Parking Location 

Standard  Comments 

Car parking facilities should: 

• Be reasonably close and convenient to dwellings. 

• Be secure. 

• Be well ventilated if enclosed. 

Shared accessways or car parks of other dwellings should be 

located at least 1.5 metres from the windows of habitable rooms. 

This setback may be reduced to 1 metre where there is a fence 

at least 1.5 metres high or where window sills are at least 1.4 

metres above the accessway. 

 

Complies. 

Secure and convenience car parking spaces 

are provided on-site.  

Neighbouring car parking areas and 

accessways are well set back from the 

windows of habitable rooms. 
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52.20- 6.7 Car Parking 

Standard  Comments 

A minimum 0.6 car spaces should be provided to each dwelling. 

A minimum 1 car space should be provided to each 4 bedrooms 

of a residential building. 

Car parking for other land uses must be to the satisfaction of the 

responsible authority. 

Car spaces may be covered or uncovered. 

If in calculating the number of car parking spaces the result is 

not a whole number, the required number of car parking spaces 

is to be rounded down to the nearest whole number greater than 

1. 

Does not comply. 

A total of 16 on-site car parking spaces are 

provided which results in a rate of 0.33 car 

spaces to each dwelling (16 car parking 

spaces) which presents a noncompliance with 

the standard and a shortfall of 13 car parking 

spaces.  

The Parking Assessment prepared by 

Movendo demonstrates that the location of the 

site within Footscray in close proximity to many 

public transport options and services provides 

above average support for low to no car 

ownership and thus provides evidence that the 

proposed reduction to the car parking 

requirement is justified.  

In addition, two car share spaces are provided 

which in accordance with Movendo’s findings 

reduces the need to provide at least seven 

privately owned vehicles per space. This 

results in the provision of 16 car parking spaces 

being well in excess of the car parking demand 

generated by the proposal.  

Our Client is amenable to committing to a 

Green Travel Plan to maintain and encourage 

low car ownership rates as outlined within 

Movendo’s report.  

Maribyrnong City Council have considered the 

proposed rate of car parking and have 

accepted that what is proposed is an 

appropriate outcome. 

Accessway design 

Accessways must: 

• Be at least 3 metres wide. 

• Have an internal radius of at least 4 metres at 

changes of direction or intersection or be at least 4.2 

metres wide. 

• Allow vehicles parked in the last space of a dead-end 

accessway in public carparks to exit in a forward 

direction with one manoeuvre. 

• Provide at least 2.1 metres headroom beneath 

overhead obstructions, calculated for a vehicle with a 

wheel base of 2.8 metres. 

• If the accessway serves four or more car spaces or 

connects to a road in a Road Zone, the accessway 

Complies 

The proposed crossover has a total width of 

9.705 metres and has been designed to be safe 

and convenient to use in accordance with the 

standard requirements.  
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must be designed so that cars can exit the site in a 

forward direction. 

• Provide a passing area at the entrance at least 6.1 

metres wide and 7 metres long if the accessway 

serves ten or more carparking spaces and is either 

more than 50 metres long or connects to a road in a 

Road Zone. 

• Have a corner splay or area at least 50 percent clear 

of visual obstructions extending at least 2 metres 

along the frontage road from the edge of an exit lane 

and 2.5 metres along the exit lane from the frontage, 

to provide a clear view of pedestrians on the footpath 

of the frontage road. 

• The area clear of visual obstructions may include an 

adjacent entry or exit lane where more than one lane 

is provided, or adjacent landscaped areas, provided 

the landscaping in those areas is less than 900mm in 

height. 

Car parking spaces 

Car parking spaces and accessways must have the minimum 

dimensions as outlined in Table 2. 

  

• A wall, fence, column, tree, tree guard or any other 

structure that abuts a car space must not encroach 

into the area marked ‘clearance required’ on Diagram 

1, other than: 

• A column, tree or tree guard, which may project into a 

space if it is within the area marked ‘tree or column 

permitted’ on Diagram 1. 

• A structure, which may project into the space if it is at 

least 2.1 metres above the space. 

Complies 

Car parking has been designed to be safe and 

convenient to use. 
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Car spaces in garages or carports must be at least 6 metres 

long and 3.5 metres wide for a single space and 5.5 metres wide 

for a double space measured inside the garage or carport. 

Where parking spaces are provided in tandem (one space 

behind the other) an additional 500mm in length must be 

provided between each space. 

Disabled car parking spaces must be designed in accordance 

with Australian Standard AS2890.6-2009 (disabled) and the 

Building Code of Australia. Disabled carparking spaces may 

encroach into an accessway width specified in Table 2 by 

500mm. 

Gradients 

Accessway grades must not be steeper than 1:10 (10 percent) 

within 5 metres of the frontage to ensure safety for pedestrians 

and vehicles. The design must have regard to the wheel base 

of the vehicle being designed for; pedestrian and vehicular 

traffic volumes; the nature of the carpark; and the slope and 

configuration of the vehicle crossover at the site frontage. This 

does not apply to accessways serving three dwellings or less. 

Ramps (except within 5 metres of the frontage) must have the 

maximum grades as outlined in Table 3 and be designed for 

vehicles travelling in a forward direction. 

 

 

Where the difference in grade between two sections of ramp or 

floor is greater than 1:8 (12.5 percent) for a summit grade 

change, or greater than 1:6.7 (15 percent) for a sag grade 

change, the ramp must include a transition section of at least 2 

metres to prevent vehicles scraping or bottoming. 

Complies 

The accessway gradients ensure safety for 

pedestrians and vehicles and have been 

designed to comply with the standard.  
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Plans must include an assessment of grade changes of greater 

than 1:5.6 (18 percent) or less than 3 metres apart for 

clearances, to the satisfaction of the responsible authority. 

Mechanical parking 

Mechanical parking may be used to meet the carparking 

standard provided: 

• At least 25 percent of the mechanical carparking 

spaces can accommodate a vehicle height of at least 

1.8 metres. 

• Carparking spaces that require the operation of the 

system are not allocated to visitors unless used in a 

valet parking situation. 

• The design and operation is to the satisfaction of the 

responsible authority. 

Not Applicable 

No mechanical parking is provided 

Urban design 

Ground level carparking, garage doors and accessways must 

not visually dominate public space. 

Carparking within buildings (including visible portions of partly 

submerged basements) must be screened or obscured where 

possible, including through the use of occupied tenancies, 

landscaping, architectural treatments and art works. 

Design of carparks must take into account their use as entry 

points to the site. 

Design of new internal streets in developments must maximise 

on street parking opportunities. 

 

Complies 

The proposed on-site car parking has been 

designed to be visually recessive and does not 

visually dominate public space.   

Safety 

Car parking must be well lit and clearly signed. 

The design of carparks must maximise natural surveillance and 

pedestrian visibility from adjacent buildings. 

Pedestrian access to carparking areas from the street must be 

convenient. 

Pedestrian routes through car parking areas and building 

entries and other destination points must be clearly marked and 

separated from traffic in high activity parking areas. 

Complies 

The proposed location of on-site car parking is 

clearly legible and is located to maximise 

natural surveillance.  

Car parking is conveniently located on-site and 

easily, safely and clearly accessible for 

pedestrians.  

Landscaping 

The layout of car parking areas must provide for water sensitive 

urban design treatment and landscaping. 

Complies 

The car parking layout has been designed 

cognisant of water sensitive urban design.  
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Landscaping and trees must be planted to provide shade and 

shelter, soften the appearance of ground level car parking and 

aid in the clear identification of pedestrian paths. 

Ground level carparking spaces must include trees planted with 

flush grilles. Spacing of trees must be determined having regard 

to the expected size of the selected species at maturity. 

The proposed car parking layout provides 

sufficient space for the planting of canopy trees 

to provide shade and soften the development.  
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52.20- 6.8 Side and Rear Setbacks 

Standard  Comments 

A new building not on or within 200mm of a boundary to a 

residential zone should be set back from side or rear boundaries 

1 metre, plus 0.3 metres for every metre of height over 3.6 

metres up to 6.9 metres, plus 1 metre for every metre of height 

over 6.9 metres. Diagram 2 details the standard. 

Sunblinds, verandahs, porches, eaves, fascias, gutters, 

masonry chimneys, flues, pipes, domestic fuel or water tanks, 

and heating or cooling equipment or other services may 

encroach not more than 0.5 metres into the setbacks of this 

standard. 

Landings having an area of not more than 2 square metres and 

less than 1 metre high, stairways, ramps, pergolas, shade sails 

and carports may encroach into the setbacks of this standard. 

 

Complies. 

The proposed dwelling is setback from side 

and rear boundaries to comply with the 

standard as demonstrated on the architectural 

plans prepared by Tandem Design Studio.  
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52.20- 6.9 Walls on Boundaries 

Standard  Comments 

A new wall constructed on or within 200mm of a side or rear 

boundary of a lot or a carport constructed on or within 1 metre of 

a side or rear boundary of lot should not abut the boundary for a 

length of more than: 

• 10 metres plus 25 per cent of the remaining length of 

the boundary of an adjoining lot, or 

• Where there are existing or simultaneously 

constructed walls or carports abutting the boundary on 

an abutting lot, the length of the existing or 

simultaneously constructed walls or carports 

whichever is the greater. 

A new wall or carport may fully abut a side or rear boundary 

where slope and retaining walls or fences would result in the 

effective height of the wall or carport being less than 2 metres 

on the abutting property boundary. 

A building on a boundary includes a building set back up to 

200mm from a boundary. 

The height of a new wall constructed on or within 200mm of a 

side or rear boundary or a carport constructed on or within 1 

metre of a side or rear boundary should not exceed an average 

of 3.2 metres with no part higher than 3.6 metres unless abutting 

a higher existing or simultaneously constructed wall. 

Complies 

A two car garage is to be constructed to the 

southern boundary for a length of 7.4 metres 

which is well within the standard. This is the 

only wall proposed on the boundary. 
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52.20- 6.10 Daylight into Existing Windows 

Standard  Comments 

Buildings opposite an existing habitable room window should 

provide for a light court to the existing window that has a 

minimum area of 3 square metres and minimum dimension of 1 

metre clear to the sky. The calculation of the area may include 

land on the abutting lot. 

Walls or carports more than 3 metres in height opposite an 

existing habitable room window should be set back from the 

window at least 50 per cent of the height of the new wall if the 

wall is within a 55 degree arc from the centre of the existing 

window. The arc may be swung to within 35 degrees of the plane 

of the wall containing the existing window. 

Where the existing window is above ground floor level, the wall 

height is measured from the floor level of the room containing 

the window. 

 

 

Complies. 

All habitable room windows on adjoining 

properties are set back sufficient distances 

from the boundaries of the site. 

 

 

  



 
 

 

 

68-78 Summerhill Road, West Footscray 40 

52.20- 6.11 North Facing Windows  

Standard  Comments 

If a north-facing habitable room window of an existing dwelling is 

within 3 metres of a boundary on an abutting lot, a building should 

be setback from the boundary 1 metre, plus 0.6 metres for every 

metre of height over 3.6 metres up to 6.9 metres, plus 1 metre for 

every metre of height over 6.9 metres, for a distance of 3 metres 

from the edge of each side of the window. A north-facing 

window is a window with an axis perpendicular to its surface 

oriented north 20 degrees west to north 30 degrees east. 

 

Complies. 

There are no north-facing habitable room 

windows within 3 metres of the boundary of 

the site. 
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52.20- 6.12 Overshadowing open space 

Standard  Comments 

Where sunlight to the secluded private open space of an existing 

dwelling is reduced, at least 75 per cent, or 40 square metres with 

minimum dimension of 3 metres, whichever is the lesser area, of 

the secluded private open space should receive a minimum of five 

hours of sunlight between 9am and 3 pm on 22 September. 

If existing sunlight to the secluded private open space of an 

existing dwelling is less than the requirements of this standard, the 

amount of sunlight should not be further reduced. 

Complies. 

The proposed development will not have an 

unreasonable impact upon solar access to 

the secluded private open space of adjoining 

properties. 

The shadow diagrams demonstrate that on 

22 September no unreasonable 

overshadowing of the neighbouring secluded 

private open space areas will occur. 

 

 

52.20- 6.13 Overlooking 

Standard  Comments 

A habitable room window, balcony, terrace, deck or patio should 

be located and designed to avoid direct views into the secluded 

private open space of an existing dwelling within a horizontal 

distance of 9 metres (measured at ground level) of the window, 

balcony, terrace, deck or patio. 

Views should be measured within a 45 degree angle from the 

plane of the window or perimeter of the balcony, terrace, deck or 

patio, and from a height of 1.7 metres above floor level. 

A habitable room window, balcony, terrace, deck or patio with a 

direct view into a habitable room window of existing dwelling within 

a horizontal distance of 9 metres (measured at ground level) of the 

window, balcony, terrace, deck or patio should be either: 

• Offset a minimum of 1.5 metres from the edge of one 

window to the edge of the other. 

• Have sill heights of at least 1.7 metres above floor level. 

• Have fixed, obscure glazing in any part of the window 

below 1.7 metre above floor level. 

• Have permanently fixed external screens to at least 1.7 

metres above floor level and be no more than 25 per 

cent transparent. 

Obscure glazing in any part of the window below 1.7 metres above 

floor level may be openable provided that there are no direct views 

as specified in this standard. 

Screens used to obscure a view should be: 

• Perforated panels or trellis with a maximum of 25 per 

cent openings or solid translucent panels. 

Complies. 

There will no overlooking into habitable room 

windows as a result of the proposal.  

All habitable room windows are set back well 

over nine metres from an existing habitable 

room window.   
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• Permanent, fixed and durable. 

• Designed and coloured to blend in with the 

development. 

This standard does not apply to a new habitable room window, 

balcony, terrace, deck or patio which faces a property boundary 

where there is a visual barrier at least 1.8 metres high and the floor 

level of the habitable room, balcony, terrace, deck or patio is less 

than 0.8 metres above ground level at the boundary. 

 

52.20- 6.15 Daylight to new windows  

Standard  Comments 

A window in a habitable room should be located to face: 

• An outdoor space clear to the sky or a light court with a 

minimum area of 3 square metres and minimum 

dimension of 1 metre clear to the sky, not including land 

on an abutting lot, or 

• A verandah provided it is open for at least one third of 

its perimeter, or 

• A carport provided it has two or more open sides and is 

open for at least one third of its perimeter. 

Complies. 

All windows have sufficient access to daylight 

to ensure the required internal level of 

amenity and satisfy the requirements of the 

standard. 

 

 

52.20- 6.17 Solar access to open space  

Standard  Comments 

The private open space should be located on the north side of the 

dwelling if appropriate. 

The southern boundary of secluded private open space should be 

set back from any wall on the north of the space at least (2 + 0.9h) 

metres, where ‘h’ is the height of the wall. 

Complies. 

Secluded private open space areas are 

located on the north side of the dwellings 

where practicable, with other private open 

space areas provided on the east side of the 

dwellings, providing excellent solar access 

within the constraints of the site. 
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52.20- 6.19 Front Fence  

Standard  Comments 

A front fence within 3 metres of a street should not exceed a 

maximum height of: 

• 2 metres for streets in a Road Zone, Category 1, and  

• 1.5 metres in other streets or where secluded private 

open space is proposed within the front setback, the 

front fence may reach a height of up to 1.8 metres for 

not more than 30% of the length of the boundary. 

Not applicable 

No front fence is proposed.  

 

 

 

52.20- 6.20 Common Property   

Standard  Comments 

Developments should clearly delineate public, communal and 

private areas. 

Common property, where provided, should be functional and 

capable of efficient management. 

Complies. 

The floor plans demonstrate that the 

proposal has common property which is 

functional and efficient and that will be easily 

maintained. 

 

52.20- 6.21 Site Services 

Standard  Comments 

The design and layout of buildings should provide sufficient space 

(including easements where required) and facilities for services to 

be installed and maintained efficiently and economically. 

Bin and recycling enclosures, mailboxes and other site facilities 

should be adequate in size, durable, waterproof and blend in with 

the development. 

Bin and recycling enclosures should be located for convenient 

access by residents. 

Mailboxes should be provided and located for convenient access 

as required by Australia Post. 

Complies. 

Space is designated for bin storage within a 

storage room at ground level. 

Mailboxes will be provided along the 

pedestrian entrance way. 
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7.2 Clause 52.20-7 Development Standards for Apartments Assessment 

52.20- 7.1 Energy Efficiency  

Standard  Comments 

Buildings should be: 

• Oriented to make appropriate use of solar energy. 

• Sited and designed to ensure that the energy 

efficiency of existing dwellings on adjoining lots is 

not unreasonably reduced. 

• Sited and designed to ensure that the performance 

of existing rooftop solar energy systems on 

dwellings on adjoining lots in a General Residential 

Zone, Neighbourhood Residential Zone or Township 

Zone are not unreasonably reduced. The existing 

rooftop solar energy system must exist at the date 

the application is lodged. 

Living areas and private open space should be located on the 

north side of the development, if practicable. 

Developments should be designed so that solar access to 

north-facing windows is optimised. 

Dwellings located in a climate zone identified in Table 4 should 

not exceed the maximum NatHERS annual cooling load. 

 

 

Complies. 

Dwellings have been oriented to optimise solar 

access and are predominantly north facing.  

Secluded private open space areas are located 

on the north side of the dwellings where 

practicable, with remaining private open space 

areas provided on the east side of the dwellings, 

providing excellent solar access within the 

constraints of the site.  

The subject site is within Climate zone 60, 

Tullamarine and the design response not exceed 

the identified cooling load within Table 4. 
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52.20- 7.2 Communal Open Space  

Standard  Comments 

Developments with 40 or more dwellings should provide a 

minimum area of communal open space of 2.5 square metres 

per dwelling or 250 square metres, whichever is lesser. 

Communal open space should: 

• Be located to: 

- Provide passive surveillance opportunities, where 

appropriate. 

- Provide outlook for as many dwellings as 

practicable. 

- Avoid overlooking into habitable rooms and private 

open space of new dwellings. 

- Minimise noise impacts to new and existing 

dwellings. 

• Be designed to protect any natural features on the 

site. 

• Maximise landscaping opportunities. 

• Be accessible, useable and capable of efficient 

management. 

Complies. 

An area of 433 square metres of communal open 

space is provided via a central courtyard which 

is located to provide outlook and avoid 

overlooking into habitable rooms and private 

open space. This well exceeds the standard 

requirement of 51.5 square metres.  

The central courtyard maximises landscaping 

opportunities as demonstrated by the landscape 

concept details shown on the Ground Floor Plan 

(TP23) 

The location of the centralised courtyard 

maximises accessibility for future residents and 

ensures efficient management.    

 

52.20- 7.3 Solar Access to Communal Outdoor Space 

Standard  Comments 

The communal outdoor open space should be located on the 

north side of a building, if appropriate. 

 

At least 50 per cent or 125 square metres, whichever is the 

lesser, of the primary communal outdoor open space should 

receive a minimum of two hours of sunlight between 9am and 

3pm on 21 June. 

 

Does Not Comply (Minor) 

The shadow diagrams prepared by Tandem 

Design Studio demonstrate a minor non-

compliance with the standard.  

The minor non-compliance with the shadowing 
standard for communal open space is 
reasonable having regard to: 

• the provision of an area well over the 
required minimum for communal open 
space at Clause 52.20-7.2 

• the challenges presented by the 
orientation of the lot and the 
desirability of having a central 
courtyard design (which allows for 
some building massing on the north 
side of the site)  

• the availability of alternative (non 
primary) communal open space areas 
on the site which enjoy solar access at 
different times of the day (even though 
these are not the primary communal 
open space area). 
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• the high proportion of apartments 
which enjoy excellent solar access 

Furthermore, we note that that the shadow 
diagrams detail the worst case scenario (winter 
solstice) and for the majority of the year 
considerably better solar access will be 
achieved to the communal open space. 

 

52.20-7.4 Deep soil areas and canopy trees 

Standard  Comments 

The landscape layout and design should: 

• Be responsive to the site context. 

• Consider landscaping opportunities to reduce heat 

absorption such as green walls, green roofs and roof 

top gardens and improve on-site storm water 

infiltration. 

• Maximise deep soil areas for planting of canopy 

trees. 

• Integrate planting and water management. 

• Developments should provide the deep soil areas 

and canopy trees specified in the Table 5. 

• If the development cannot provide the deep soil 

areas and canopy trees specified in Table 5 an 

equivalent canopy cover should be achieved by 

providing either: 

- Canopy trees or climbers (over a pergola) with 

planter pits sized appropriately for the mature 

- tree soil volume requirements. 

- Vegetated planters, green roofs or green facades. 

 

Complies. 

The proposed setbacks provide ample space for 

the provision of adequate landscaping and deep 

soil areas (totalling 15 percent) for the planting of 

canopy trees. 
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52.20-7.5 Integrated water and stormwater management 

Standard  Comments 

Buildings should be connected to a non-potable dual pipe 

reticulated water supply, where available 

from the water authority. 

 

The stormwater management system should be: 

Designed to meet the current best practice performance 

objectives for stormwater quality as 

contained in the Urban Stormwater - Best Practice 

Environmental Management Guidelines (Victorian Stormwater 

Committee, 1999). 

 

Designed to maximise infiltration of stormwater, water and 

drainage of residual flows into permeable surfaces, tree pits 

and treatment areas. 

Complies. 

Runoff from the main roof area of the dwellings 

will be captured and diverted to a rainwater 

tank(s) for on-site irrigation of landscaping. 

Collected rainwater may also be used for 

flushing of toilets. 

 

 

52.20-7.6 Building setback 

Standard  Comments 

The built form of the development should respect the existing 

urban context and respond to the features of the site. 

 

Buildings should be set back from side and rear boundaries, 

and other buildings within the site to: 

 

• Ensure adequate daylight into new habitable room 

windows. 

• Avoid direct views into habitable room windows and 

private open space of new and existing 

• dwellings. Developments should avoid relying on 

screening to reduce views. 

• Provide an outlook from dwellings that creates a 

reasonable visual connection to the external 

environment. 

Complies. 

Proposed setbacks respond appropriately to the 

existing neighbourhood character and prevailing 

built form patterns while ensuring an appropriate 

outlook to the public realm, providing appropriate 

on-site amenity and protecting the amenity of 

neighbouring residences.   

 

 

52.20-7.7 Noise impacts 

Standard  Comments 

Noise sources, such as mechanical plants should not be 

located near bedrooms of immediately adjacent existing 

dwellings. 

 

The layout of new dwellings and buildings should minimise 

noise transmission within the site. 

 

Noise sensitive rooms (such as living areas and bedrooms) 

should be located to avoid noise impacts from mechanical 

plants, lifts, building services, non-residential uses, car 

parking, communal areas and other dwellings. 

Complies. 

The site is not placed within a designated noise 

influence area. 

The layout of the proposed development has 

been appropriately designed so that noise 

sensitive rooms are located away from the car 

parks and lift. 
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New dwellings should be designed and constructed to include 

acoustic attenuation measures to reduce noise levels from off-

site noise sources. 

 

Buildings within a noise influence area specified in Table 6 

should be designed and constructed to achieve the following 

noise levels: 

• Not greater than 35dB(A) for bedrooms, assessed 

as an LAeq,8h from 10pm to 6am. 

• Not greater than 40dB(A) for living areas, assessed 

LAeq,16h from 6am to 10pm. 

• Buildings, or part of a building screened from a 

noise source by an existing solid structure, or the 

natural topography of the land, do not need to meet 

the specified noise level requirements. 

• Noise levels should be assessed in unfurnished 

rooms with a finished floor and the windows closed. 

 

 

 

 

 

52.20-7.8 Accessibility 

Standard  Comments 

At least 50 per cent of dwellings should have: 

• A clear opening width of at least 850mm at the 

entrance to the dwelling and main bedroom. 

• A clear path with a minimum width of 1.2 metres that 

connects the dwelling entrance to the main 

bedroom, an adaptable bathroom and the living 

area. 

• A main bedroom with access to an adaptable 

bathroom. 

• At least one adaptable bathroom that meets all of 

the requirements of either Design A or Design B 

specified in Table 7. 

Complies. 

The floor plans demonstrate that the dwellings 

within the development have a door opening 

width of at least 850mm at the entrance to the 

dwelling, and to the main bedroom, and a 

minimum clear path of 1.2 metres from the 

dwelling entrance to the main bedroom, 

adaptable bathroom and the living area to easily 

comply with the standard.  

The floor plans demonstrate that at least 50 

percent of the dwellings within the development 

have at least one adaptable bathroom that meets 

all of the bathroom design requirements. 

All apartments meet either Silver, Gold or 

Platinum Design Standards which will support 

aging in place and provide highly a high standard 

of liveability.   
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52.20-7.9 Building entry and circulation 

Standard  Comments 

Entries to dwellings and buildings should: 

• Be visible and easily identifiable. 

• Provide shelter, a sense of personal address and a 

transitional space around the entry. 

 

The layout and design of buildings should: 

Clearly distinguish entrances to residential and non-residential 

areas. 

• Provide windows to building entrances and lift areas. 

• Provide visible, safe and attractive stairs from the 

entry level to encourage use by residents. 

• Provide common areas and corridors that: 

- Include at least one source of natural light and 

natural ventilation. 

- Avoid obstruction from building services. 

- Maintain clear sight lines. 

Complies. 

The entry to the building is provided with shelter 

and is easily identifiable.  

The stairs and lift are conveniently located to 

facilitate their use. 
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52.20-7.10 Private open space 

Standard  

 

Comments 

A dwelling should have private open space consisting of: 

• An area of 25 square metres, with a minimum 

dimension of 3 metres at natural ground floor level 

and convenient access from a living room, or 

• An area of 15 square metres, with a minimum 

dimension of 3 metres at a podium or other 

• similar base and convenient access from a living 

room, or 

• A balcony with an area and dimensions specified in 

Table 8 and convenient access from a living room, 

or 

• A roof-top area of 10 square metres with a minimum 

dimension of 2 metres and convenient access from 

a living room. 

• If a cooling or heating unit is located on a balcony, 

the balcony should provide an additional area of 1.5 

square metres. 

 

Complies. 

All dwellings within the proposed development 

meet the open space requirements. 

 

 

52.20-7.11 Storage 

Standard  

 

Comments 

Each dwelling should have convenient access to usable and 

secure storage space. 

 

The total minimum storage space (including kitchen, bathroom 

and bedroom storage) should meet the requirements specified 

in Table 9. 

 

 

 

Complies. 

All dwellings within the proposed development 

meet the storage requirements specified in 

Table 9. 
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52.20-7.12 Waste and recycling 

Standard  

 

Comments 

Developments should include dedicated areas for: 

• Waste and recycling enclosures which are: 

- Adequate in size, durable, waterproof and blend in 

with the development. 

- Adequately ventilated. 

- Located and designed for convenient access by 

residents and made easily accessible to people 

with limited mobility. 

• Adequate facilities for bin washing. These areas 

should be adequately ventilated. 

• Collection, separation and storage of waste and 

recyclables, including where appropriate 

opportunities for on-site management of food 

waste through composting or other waste recovery 

as appropriate. 

• Collection, storage and reuse of garden waste, 

including opportunities for on-site treatment, 

• where appropriate, or off-site removal for 

reprocessing. 

• Adequate circulation to allow waste and recycling 

collection vehicles to enter and leave the site 

without reversing. 

• Adequate internal storage space within each 

dwelling to enable the separation of waste, 

recyclables and food waste where appropriate. 

 

Waste and recycling management facilities should be 

designed and managed in accordance with a Waste 

Management Plan approved by the responsible authority 

and: 

• Be designed to meet the better practice design 

options specified in Waste Management and 

Recycling in Multi-unit Developments 

(Sustainability Victoria, 2019). 

• Protect public health and amenity of residents and 

adjoining premises from the impacts of odour, 

noise and hazards associated with waste 

collection vehicle movements. 

 

Complies. 

All dwellings within the proposed development 

meet the waste and recycling objectives in the 

standard. 

A Waste Management Plan will be prepared to 

document the waste management for the 

development. 
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52.20-7.13 Functional layout 

Standard  

 

Comments 

Bedrooms should: 

• Meet the minimum internal room dimensions 

specified in Table 10. 

• Provide an area in addition to the minimum internal 

room dimensions to accommodate a wardrobe. 

 
 

Complies. 

The floor plans show the minimum depths and 

widths of all the bedrooms meet the standard as 

set out in Table 10. 

All living areas meet the minimum width and 

depth requirements. 

All apartments meet either Silver, Gold or 

Platinum Design Standards which will support 

aging in place and provide highly a high standard 

of liveability.   

 

 

 

52.20-7.14 Room depth 

Standard  

 

Comments 

Single aspect habitable rooms should not exceed a room 

depth of 2.5 times the ceiling height. 

 

The depth of a single aspect, open plan, habitable room may 

be increased to 9 metres if all the following requirements are 

met: 

• The room combines the living area, dining area and 

kitchen. 

• The kitchen is located furthest from the window. 

• The ceiling height is at least 2.7 metres measured 

from finished floor level to finished ceiling level. This 

excludes where services are provided above the 

kitchen. 

• The room depth should be measured from the 

external surface of the habitable room window to the 

rear wall of the room 

Complies. 

The room depth of all habitable rooms is less 

than 2.5 times the ceiling height, which will 

ensure that the habitable rooms have access to 

adequate daylight. 
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52.20-7.15 Windows 

Standard  

 

Comments 

Habitable rooms should have a window in an external wall 

of the building. 

 

A window may provide daylight to a bedroom from a 

smaller secondary area within the bedroom 

where the window is clear to the sky. The secondary area 

should be: 

• A minimum width of 1.2 metres. 

• A maximum depth of 1.5 times the width, 

measured from the external surface of the 

window. 

Complies. 

The floor plans demonstrate that all of the habitable 

rooms throughout the development have at least 

one window on an external wall of the building. 

 

 

 

 

52.20-7.16 Natural ventilation 

Standard  

 

Comments 

The design and layout of dwellings should maximise 

openable windows, doors or other ventilation devices in 

external walls of the building, where appropriate. 

At least 40 per cent of dwellings should provide effective 

cross ventilation that has: 

• A maximum breeze path through the dwelling of 

18 metres. 

• A minimum breeze path through the dwelling of 5 

metres. 

• Ventilation openings with approximately the 

same area. 

The breeze path is measured between the ventilation 

openings on different orientations of the dwelling. 

Complies. 

The proposal is designed to maximise openable 

windows, door or other ventilation devices in 

external walls of the building, where appropriate.  

The proposal provides effective cross ventilation to 

at least 40 per cent of the dwellings. 

 

 

52.20-7.17 Integration with the street 

Standard  

 

Comments 

Developments should provide adequate vehicle and 

pedestrian links that maintain or enhance local 

accessibility. 

 

Development should be oriented to front existing and 

proposed streets. 

 

High fencing in front of dwellings should be avoided if 

practicable. 

 

Development next to existing public open space should be 

laid out to complement the open space. 

 

Complies. 

The proposed development is oriented to front 

Summerhill Road. 

Extensive landscaping and pedestrian pathways 

connecting to the street provide for a successful 

integration with the street. 
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8.0 Conclusion 

The redevelopment of the site for contemporary affordable housing will provide many positive outcomes to the local 

community and will replace housing that has reached the end of its useful life. 

The proposed development is in keeping with the neighbourhood character objectives of the surrounding area and 

constitutes a high-quality affordable housing development in keeping with the Planning Policy Framework, Municipal 

Strategic Statement and Local Policies within the Maribyrnong Planning Scheme.   

The subject site is underutilised and represents a significant and exciting development opportunity given its well-

serviced location in close proximity to public transport, shops and services.  

The proposed development comprises 49 high quality dwellings which include one and two bedrooms, a 

multipurpose space and high quality communal courtyard and gardens. The varied sizes and layouts of the 

proposed dwellings will provide a high standard of internal amenity for future residents. 

The architectural merit of the design response is high and has been designed to build upon the positive elements 

of the existing buildings on site, including the retention of the centralised courtyard and perimeter building model. 

The design demonstrates a very high standard of internal amenity will be achieved and the project exhibits very 

strong ESD credentials, noting that all apartments face north and east, a key benefit of the siting approach that has 

been adopted. 

 The proposed built form is consistent with Clause 52.20 and the design standards of Clause 52.20-6 and 52.20-7 

as detailed earlier in this report.  

For the reasons outlined in this report it is considered that the design response is consistent with the outcomes 

sought for this site in the Maribyrnong Planning Scheme, which is reflected in the positive written response provided 

by Council staff. 

  



 
 

 

 

68-78 Summerhill Road, West Footscray 55 

Appendix A – Photographic Study 

Photo 1: Subject site from opposite side of Summerhill Road, looking south west. 

 

Photo 2: Subject site from Summerhill Road, looking west through subject site 
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Photo 3: Interface of 80 Summerhill Road and the subject site to the southern boundary of the subject site 

 

Photo 4: View north from southern boundary of the site along Summerhill Road  
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Photo 5: View north west towards of existing conditions at 68 Summerhill Road and 66 Summerhill Road 

 

Photo 6: View from western boundary of the site towards the dwelling at 31 Dongola Road 
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Photo 7: View from western boundary of the site towards the dwelling at 29 Dongola Road 

 

 


